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HE number of mortgages per 10,000 families for 70 cities of the United 
States is charted month by month from 1940 to the present on pages 579 
through 585. On each of these charts the blue line shows the mortgage 


activity in the particular city or county and the red line shows the average of the 
70 charts. 


Even a rapid comparison of the 70 charts will show that there is a wide differ- 
ence in the number of mortgages per 10, 000 families in different cities. In Boston, 
for instance, at the present time there are 38.4 new mortgages recorded per month 
for each 10, 000 families, while nationally we are averaging 109.5. In contrast, 
in Miami (Dade County), Florida, recordings are running 284.2 per 10, 000 
families, and in Los Angeles, they are running 359.9. Why these striking dif- 
ferences? The first explanation which comes to mind is the difference inthe 
percentage of families living in multifamily buildings. In Boston, Chicago, 
Pittsburgh, Philadelphia and New York, the relationship of mortgages to families 
is quite low. These are all cities having large multifamily real estate develop- 
ments. A single mortgage in New York may provide housing for hundreds of 
families, while in Tucson, Arizona, in almost all cases a mortgage will provide 
for a single family only. 


Another reason for the difference in the rate of mortgage activity in various 
cities is the maturity of older cities with real estate tending to get into strong 
hands and with speculative activity at a minimum. In contrast, the newer, rapidly 
growing cities all have a great deal of speculative building, generally financed 
on a shoestring, with some single-family dwellings carrying more than one 


mortgage. 


Mortgage activity has been declining in the United States since August 1950, 
with only minor interruptions. The decline has affected almost all cities. Of the 
cities charted, only three at the present time have a degree of mortgage activity 
higher than August 1950. These three cities are New Bedford, Massachusetts, 
7.9% above August 1950; Tucson, Arizona, 7.5% above; and Fort Worth, Texas, 
2.9% above. Sixty-four cities have percentages below August 1950, varying from 
Fall River, Massachusetts, 2.8% below August 1950, to Oklahoma City, 40.8% 
below. There is no definite pattern in the percentage of drop. Geographically, 
some of the cities with the large drops are in the Southwest, the West, the North- 

(cont. on page 586) 
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MORTGAGE ACTIVITY DROPPING 
(cont. from page 577) 
west and the Central States, and the same thing applies to the cities with relatively 
slight drops. 


The wide variation between the cities in mortgage activity is not a peculiarity 
of the present. The chart on page 578 shows mortgage activity in the United 
States by months since 1940, with the red line being the average of all cities and 
the blue shaded area showing the spread each month between the highest and 
lowest city. It will be noticed, for instance, that in February 1940 the highest 
city of the ones we chart was showing a degree of mortgage activity of approximate- 
ly 145 mortgages per 10,000 families, while the lowest city in that month was 
running about 23 mortgages per 10,000 families. The average of all cities was 
running about 58 mortgages per 10, 000 families. 


This spread makes it advisable to have local figures if possible, and is the 
primary reason that our reports attempt to chart individually the principal cities. 
As a general thing, however, the rough trends in most cities are fairly similar, 
though quite frequently at different levels. 


The chart on the page opposite shows the applications for government-insured 
loans from 1945 to the present in comparison with the number of new housing 
starts in one- and two-family houses. All three lines show actual figures without 
any corrections for seasonal influences or for population changes. 


The most striking thing on the chart is undoubtedly the tremendous peak of 
housing starts during the spring, summer and fall of 1950. A large part of this 
peak was accounted for by insured loans. This is quite apparent if the figures 
during 1950 on VA applications are added to the figures on FHA applications. 
Since the late fall of 1950, VA applications have been declining rapidly, pri- 
marily because of the fact that the Veterans Administration is unwilling to recognize the 
increase in interest rates and is committed to “no change” in the interest rate on 
Veterans Administration guaranteed loans. The same situation exists to a lesser 
degree with FHA’s. 


It looks very much to us as if the government may be getting itself intoa 
situation in regard to veterans loans where only direct lending by the Veterans 
Administration will satisfy the clamor for mortgage loans at low rates of interest 
for long periods with practically no equity money. We would strongly oppose 
the movement now on foot to allow the Veterans Administration to lend 20% of its 
insurance reserves on veterans’ housing, as we believe that it constitutes one 
more step toward socialized housing in the United States. 


It is our firm conviction that mortgage interest rates should be allowed to 
rise as other interest rates have, and that a shortage of mortgage money in.any 
free market will continue to exist for so long as the mortgage interest rate is 
held below the level necessary to make mortgage yields attractive in comparison 
with yields of other investments. 
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OFFICE BUILDING VACANCY AGAIN DECREASES 


ECAUSE of a further increase in government tenancy, the over-all vacancy 
Be 2,506 office buildings in the principal cities of the United States and 

Canada decreased from 2.19% last May to 2.07% as of October 1, 1951. 
Federal, State and local governments occupied 7, 540, 950 square feet in these 
privately owned office buildings on May 1, 1951, and 8, 387, 622 square feet on 
October 1. This is an increase in government tenancy of 11.2%. 


In order to show more perspective on the general problem, the chart in the 
lower left-hand corner of this page shows office building vacancy at the present 
time compared with vacancy in 1925, in 1933 at the peak of the office building 
crisis, and in 1945 at the point in the recovery period when vacancies were low- 
est. At the peak more than one-fourth (27.5%) of all rentable area in the principal 
office buildings of the United States was vacant. In contrast at the present time 
only one square foot in 50 is unoccupied. 


The charts on the following four pages show the trend of office building vacancy 
in 56 cities from 1925 to the present. These charts are based on the semiannual 
surveys of the National Association of Building Owners and Managers taken as of 
each May 1 and October 1. On each of these charts the blue line shows office 
building vacancy in a specific city and, for purposes of comparison, the red line 
shows vacancy in the average of all cities. The largest increases in occupancy 
during the recent past have been in the New England area. The Pacific Southwest 
ran second in the percentage of increase. 





OFFICE BUILDING VACANCY As can be seen from these charts 
there is still practically no office 
97.57 building vacancy in most of the large 
cities. Only in a very few cities have 
any new Office buildings been built since 
the collapse of the thirties. The ob- 
vious reason is that the cost of building 
an office building has increased by 108% 
above the level of the twenties, when 
most office buildings were built, while 
the level of operating income is still 
10% below the average of this same pe- 
riod in the twenties. 


Until office building rents on ex- 
isting buildings rise by a greater per- 
centage than they have to date, it will 
be quite difficult in the average city to 
demonstrate that a new building could 
secure high enough rentals in competi- 
tion to pay a return on the current cost 
of construction. 























OFFICE BUILDING VACANCY IN PRINCIPAL CITIES 
CHARTED BY ROY. WENZLICK & CO. FROM DATA FURNISHED BY THE 
NATIONAL ASSOCIATION OF BUILDING OWNERS & MANAGERS 
COPYRIGHT = ROY WENZLICK & CO ce ig9si 








50 
ATLANTA BALTIMORE BIRMINGHAM 
40 

















30 











20 

















10 








es 2 4 
725 '30 ‘ 4 25 ‘0 40 se 
BOSTON BUFFALO CHARLESTON. W.VA. 


40 

















30 





fe er: 5 
_ 


30 ' ‘ 25 30 40 ‘ 25 30 
50 
CHATTANOOGA CHICAGO CINCINNATI 


40 40 












































30 30 








20 20} 





Te) | 10 


‘ | 
25 30 ‘a0 *§c!.02 '25 BO “ O25 30 
50 50 


CLEVELAND DALLAS DAY TON 


40 4 








> 
U 
Z 
q 
U 
q 
> 
i; W 
| © 
| 
lon 
 - 
|} W 
| U 
a 
W 
a 

















30 


: Ss 




















10 











thotiihs 
25 30 4 a a. 30 40 
DENVER DULUTH 


40 

















ml 











FS, 















































Z 50 





OFFICE BUILDING VACANCY IN PRINCIPAL CITIES 








EVANSVILLE 





























25 Ww 


coPYRiGHT — ROY WENZLICK & CO = 198! 


50 


FORT WORTH 
40 


40 





GREENSBORO 





HOUSTON 








ULL 








pX 





Le 





| 








‘25 ‘30 40 





INDIANAPOLIS 

















‘258 30 ‘40 


JACKSONVILLE 


‘25 '30 ‘40 








‘25 ‘30 ‘40 





KALAMAZOO 

















poiliilt 
‘25 ‘30 








LINCOLN 





50 
LOS ANGELES 








40 











putida 
; 5 ‘30 ) 


‘AC 


’25 ’30 ‘40 


me 
Su, 





PR ae 
‘50 1°} 


30 





20 


10 


25 ‘30 ‘40 





LOUISVILLE 


MEMPHIS 


bole) 


MINNEAPOLIS 





40 























oy 











30 


20 


10 














ee ee 
25 ‘30 40 





TUVIGHETEOTOREAOT 
25 ‘30 ‘40 























‘725/30 


> 
U 
Z 
4 
U 
q 
> 
Ww 
0 
{ 
he 
Z 
W 
y 
x 
W 


OFFICE BUILDING VACANCY IN PRINCIPAL CITIES 


COPYRIGHT * ROY WENZLICK & CO = 195! 





NEW HAVEN 





NEW ORLEANS 


50 





NEW YORK 





ff} 


40 














l 














MEWATHOVOATOOEONT! 
‘40 





30 








L. 








‘25 ‘30 ‘40 


20 


10 


6) 


725 ‘3C 








‘40 





NORFOLK 





OAKLAND 


50 





OKLAHOMA CITY 



































40 





ae 





30 











ar 














‘25 ‘30 


PEORIA 


‘25 ‘30 ‘40 ‘50 


20 


10 


° 
50 


40 


30] 


20 


10 


ie) 


25 ‘3 


‘25 ‘30 








40 ‘SO 





PHILADELPHIA 








140 





PORTLAND, OREG. 


50 





SAINT LOUIS 











A“ 








‘40 ‘SO 


~ LELLLi Lt PR, See 


"25 '30 





at 


‘25 ‘30 





‘40 


40 











SALT LAKE CITY 


SAN ANTONIO 


SAN DIEGO 





pu 





NAT {NAL 
AVERAGE 











A RTPA es 


‘2s 30 40 ‘S50 








g 
2 














4 
































, 
U 
Z 
q 
U 
g 
Ww 
0 
< 
lon 
4 
W 
U 
a 
Ww 
a 


30 


20 


pf, ‘ 
mt nushusshitlaneag tility 
‘25 ‘30 ‘40 : 5 ‘30 ‘40 


OFFICE BUILDING VACANCY IN PRINCIPAL CITIES 


COPYRIGHT = ROY WENZLICK & CO ™ igs: 





50 





SAN FRANCISCO SEATTLE SPOKANE 









































‘50 , ’ 440 





TOLEDO TRENTON TULSA 



































10 


1°} 
50 


40 


30 


10 


50 


‘o> 30 


a" 
uri 














- a 


098 0.38 











‘25 30 ‘40 ‘SO ‘25 30 ‘40 ‘SO ‘25 30 ‘40 





5 
WASHINGTON, D.C. WILMINGTON,DEL. YOUNGSTOWN 

















1.37 | 


0 
"25 '30 140 ‘50 4, ‘ ’25 30 ‘40 








50 


NATIONAL AVERAGE MONTREAL 














OFFICE BUILDING VACANCY 


oLiiuliitiils 
25 ‘30 ‘40 











5( 


TORONTO 





40 





30 





a" 























poitisi tii tii 27, | gli Mul 


35 ‘40 ‘45 2 














